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1.0 INTRODUCTION 

 
William Saunders have been instructed by Network Space Developments Ltd to prepare a 

Drainage Strategy for an industrial development at Plot 5, Ashroyd Business Park, Hoyland, 

Barnsley. 
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2.0 PROPOSED DEVELOPMENT 

 
2.1 SITE LOCATION AND DESCRIPTION 

 

 The site currently comprises rough grassland and is an un-developed plot of a business park. The 

business park was initially re-developed in from 2005 to 2006, plateaus were constructed into the 

pre-existing hillside to allow development. The grid reference for the site is 436564E, 401164N or 

SE365011. The postcode of the site is S74 9ND. A location plan is given in Appendix A. 

 To the north is plot 4 of Ashroyd business park, the western section is currently used as a self-

storage warehouse, the eastern section currently has planning permission for the development 

of class B1, B2 and B8 use. To the west plot 3 is proposed to have similar uses. To the south is an 

existing residential area, to the east is an existing warehouse and to the south-east is Hampton 

House which is used as office space. 

Further north are plots 1 and 2 of the business park with the A6195 Dearne Valley Parkway 

beyond. Further west the land is undeveloped consisting of rough grazing. Further east is Platts 

Common industrial estate and to the south is the residential area of Hoyland. 

 

The A6195 is approx. 350m north and the M1 is approx. 1.9km south-west. The centre of Barnsley 

is approx. 5.5km NNW, Rotherham is approx. 10km south-east, Sheffield is approx. 13km south 

and Doncaster is approx. 20km east. 

 

The site is a previously levelled plateau which lies between approx. 154 and 158mOD, there is a 

gentle fall to the west across the majority of the site. There are batters along the north (7m 

below site level), south (5m above site level) and east (2m above site level). 

 

The site has an approximate area of 1.5 hectares.  

 
 

2.2 DEVELOPMENT PROPOSALS 

 

The proposals are for a new development of 4 industrial units with a new access road. Each unit 

has a separate access point, yard and allocated parking spaces. The proposed site layout is 

shown at Appendix B. 

 

 

 



PLOT 5 ASHROYD BUSINESS PARK, HOYLAND, BARNSLEY 
DRAINAGE STRATEGY 

 

March 2018 

 

3.0 FLOOD RISK 

 

Current GOV.uk records indicate that the proposed development site is wholly within Flood 

Zone 1 and as such is not located in an area considered to be at risk of flooding from fluvial, 

tidal or any natural or artificial water bodies. 

 

The surface water flood map indicated areas of low to high flooding in channels around the 

perimeter of the site. These are related to the drainage channels that have been constructed at 

the base of the embankments in order to convey run off to the land drainage system. These 

channels are to be retained through French drains within the new development. The French 

drains will be used to direct the surface water runoff from higher levels around the built 

development away from the buildings.  

 

The current GOV.uk Flood Risk Maps are given in Appendix C. 
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4.0 DRAINAGE STRATEGY 

 

Through the initial enabling works for the wider Ashroyd Business Park new infrastructure 

including adoptable foul and surface water sewers were constructed. The Section 104 sewer 

layout as built drawings can be found in Appendix D 

 
4.1 FOUL DRAINAGE 

  

The foul drainage from the development is to be discharged to the 150mm diameter stub to 

FPN 1.002. The adoptable sewer network installed has been sized up to be able to allow for the 

future development from Plot 5.  

 
 
4.2 SURFACE WATER DRAINAGE 

 

The drainage for the business park benefits from an off-site attenuation pond, built specifically 

for the site.  

 

During the S104 approval process for the wider infrastructure allowable flow rates were 

determined for the individual plots across the business park. For Plot 5 the allowable discharge 

rates in each storm period were agreed with Yorkshire Water as the following, from an 

impermeable area of 15463.80m2 (1.54ha): 

 

1 year = 208.9 l/s 

30 year = 485.4 l/s 

100 year = 587.2 l/s 

 

For the proposed development at Plot 5, it is proposed to achieve the agreed discharge rates 

with at least an additional 30% reduction, therefore the proposed modelled discharge rates 

from Plot 5 are not to exceed the following: 

 

1 year = 125.6 l/s 

30 year = 299.6 l/s 

100 year (+ 30% climate change) = 408.5 l/s 

 

The connection to the surface water sewer will be through the 375mm diameter stub 

connected to PN 1.002.  
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4.3 FLOOD RISK/DRAINAGE MANAGEMENT STRATEGY 

 

In order to manage the run off from the developed site, and accommodate future climate 

change, the detailed design of the surface water drainage system will need to include the 

following: - 

 

· Petrol/Oil Interceptors 

All the service yards are to include a Full Retention petrol interceptor to treat the service 

yard area before the surface water is connected into the surface water system.  

 

· Flood Flow Routes 

To address the residual risks of surface water flows and potential infrastructure failure,  flow 

routes for such waters should be analysed and demonstrated to not present a hazard to the 

development or adjacent properties. 

 

· Floor Levels 

Floor levels to be set a minimum of 150mm above prevailing ground levels in Flood Zone 1 

and above adjacent ground levels in areas of flood flow routes and areas at risk from 

surface water flooding to minimise the flood risk. 

 

· Design/Construction Standard 

All on-site foul and surface water drainage will be designed and constructed in accordance 

with current Building Regulation Standards. 
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5.0 CONCLUSIONS 

 
· The proposed development is not at risk of flooding from fluvial, tidal or any natural or artificial 

water bodies. 

· The development will generate quantities of surface water runoff which could pose flood risk to 

the development itself or to its neighbours, unless appropriate design and management 

measures are taken. 

· The surface water runoff generated by the proposed development will be managed in a 

manner which will ensure no risk of flooding or increased risk to surrounding properties, at 

present and taking into account allowances for future climate change. 

· The residual risks from surface water and infrastructure failure will be addressed by consideration 

of flood flow routes through the development. 

· Floor levels to be set to minimise the flood risk from adjacent areas at risk from surface water 

flooding.  
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Site Location Plan 
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Trees Saps (Ht2m)

Spread 1m

General

25m diamater HGV
turning circle

Hawshaw   Bank

Existing Unit
(Hampton House)

Ownership boundary line (subject to legal confirmation

Surface
water
sewer

easement
zone

Motor
Cycles
Park

Unit 5B
12,000 sq.ft / 1,115 sq.m
Ground Floor  Footprint

Plus
950 sq.ft / 88sq.m
First Floor Offices

TOTAL GIA
12,950 sq.ft / 1,203 sq.m

(FFL +158.35)

Unit 5C
20,000 sq.ft / 1,858 sq.m
Ground Floor  Footprint

Plus
1,700 sq.ft / 158sq.m

First Floor Offices
TOTAL GIA

21,700 sq.ft / 1,016 sq.m
(FFL +158.35)

Unit 5A
10,000 sq.ft / 929 sq.m
Ground Floor  Footprint

Plus
900 sq.ft / 83.6sq.m

First Floor Offices
TOTAL GIA

10,900 sq.ft / 1,013 sq.m
(FFL +157.50)

Unit 5D
10,000 sq.ft / 929 sq.m
Ground Floor  Footprint

Plus
990 sq.ft / 92sq.m
First Floor Offices

TOTAL GIA
10,990 sq.ft / 1,021 sq.m

(FFL +158.35)
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25m diamater HGV
turning circle

25m diamater HGV
turning circle

Motor
Cycle
Park

Secured gates

New HD concrete service yard

Tarmacadam road access with
thermoplastic white lining

New tarmacadam footpath

2.4m paladin fence,
colour P.P.C black.

Secured
gates

Secured gates

2.4m paladin fence,
colour P.P.C black.

2.4m paladin fence,
colour P.P.C black.2.4m paladin fence,

colour P.P.C black.

New HD concrete service yard

New HD concrete service yard

New HD concrete service yard

New Soft
landscaping New Soft

landscaping
New Soft

landscaping

New Soft
landscaping

New Soft
landscaping

New Soft
landscaping

New Soft
landscaping

New Soft
landscaping

New tarmacadam footpath

New tarmacadam footpath

New concrete
Block Paving

New concrete
Block Paving

New concrete
Block Paving

Gravel

Gravel
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New concrete
Block Paving

Tarmacadam road access withthermoplastic white lining
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APPENDIX C 
 

EA Flood Risk Map 



Flood map for planning 
Your reference Location Created

 

This means: 

• you don't need to do a flood risk assessment if your development is smaller than 1 
hectare and not affected by other sources of flooding

• you may need to do a flood risk assessment if your development is larger than 1 
hectare or affected by other sources of flooding or in an area with critical drainage 
problems 

Notes 

The flood map for planning shows river and sea flooding data only. It doesn’t include other sources 
of flooding. It is for use in development planning and flood risk assessments. 

This information relates to the selected location and is not specific to any property within it. The 
map is updated regularly and is correct at the time of printing.

The Open Government Licence sets out the terms and conditions for using government data. 
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/

Your selected location is in flood zone 1, an area with a low 
probability of flooding. 
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APPENDIX D 
 

S104 As Built Sewer Layout 



N

Area to pipe 4.000

Area to pipe 4.001

Area to highway

drainage system

ACG 09/00

RedrawnA 01/05

Sept ’00

IB 1:1000

SL6924(9)307D

S.104 Works - Areas

Ackroyd & Abbott Ltd.

Proposed Infrastructure Works,

Ashroyd Business Park,

nr. Barnsley.

Area to pipe 1.002

Area to pipe 1.003

Area to pipe 3.000

Area to pipe 1.004

Area to pipe 4.000 & pipe 4.001

Area to pipe 1.005

Area to pipe 1.006

Area to pipe 5.000

Area to pipe 6.000

Area to pipe 1.010

B 07/05

ACG

ACG 09/00

09/00

General redesign to SFA 5th 

ACG

ACG

Area to pipe 1.000

YWS ref: H-3-261-550

C 08/05
Plot Areas, Impermeable Areas 

and FFL added ACG

Total Plot Area = 38464.63m2

Impermeable Area = 34618.17m2

Approximate FFL = 82.30m

D 09/05

Housing Plot

Total Plot Area = 13000m2

Impermeable Area = 6500m2

Total Plot Area = 17182m2

Impermeable Area = 15463.80m2

Approximate FFL = 98.05m

Total Plot Area = 19396m2

Impermeable Area = 17456.40m2

Approximate FFL = 94.80m 

Total Plot Area = 23600m2

Impermeable Area = 21240m2

Approximate FFL = 91.30m

Total Plot Area = 18305.98m2

Impermeable Area = 16475.39m2

Approximate FFL = 84m

Total Plot Area = 22880m2

Impermeable Area = 20592m2

Approximate FFL = 84m

Plot Areas& Impermeable Areas 

amended
ACG

PLOT 3
94.5m

PLOT 4
91.0m

PLOT 5
97.75m

New MH
(to be constructed on

line of ex. culvert)

Note:

Sewers upstream of MH S6 and 

F1 are to be constructed as part 

of Ackroyd and Abbott Homes 

Ltd.s development.

PLOT 1
82.0m

PLOT 2
83.7m

MH F8

CL 88.600

IL 83.618

MH S8

CL 97.800

IL 95.899

MH S15

CL 88.600

IL 85.287

MH S18

CL 82.850

IL 78.414

Existing MH

MH S16

CL 85.100

IL 82.934

MH F4

CL 94.250

IL 92.250

MH F5

CL 90.800

IL 88.180

MH F7

CL 89.150

IL 85.207

MH F6

CL 89.700

IL 87.025

MH F9

CL 85.050

IL 82.478

MH F10

CL 82.700

IL 77.961

150 dia. @ 1/80

150 dia. @ 1/80

450 dia. @ 1/34

US/IL 79.500

MH S13

CL 89.875

IL 87.175

MH S14

CL 89.015

IL 86.339

MH S10

CL 94.100

IL 92.450

150 dia. @ 1/80

150 dia. @ 1/80

375 dia. @ 1/19

US/IL 87.675

375 dia. @ 1/10

US/IL 87.539

375 dia @ 1/36

US/IL 92.905

MH F3

CL 97.800

IL 95.825

US/IL 92.419

US/IL 88.414

US/IL 87.15m

US/IL 87.15m

US/IL 78.00

MH S12

CL 90.700

IL 88.875

525dia. @ 1/33

US/IL 78.350

Existing FMH

150 dia. @ 1/45

150 dia. @ 1/8.5

450 dia. @ 1/56

US/IL 89.179

450 dia. @ 1/3.5

US/IL 80.00

MH F1

CL 101.050

IL 99.500

MH S6

CL 101.200

IL 99.625

MH S7

CL 100.400

IL 98.881

MH S21

CL 79.500

IL 75.727

MH F12

CL 79.500

IL 75.389

MH F13

CL 72.800

IL 71.350

MH S23

CL 74.800

IL 72.314

US/IL 79.50

150 dia. @ 1/3

MH S20

CL 82.000

IL 77.731

MH F11

CL 82.000

IL 76.960

US/IL 78.500

X=5186.5459
Y=5190.3165
Z=84.5000

X=5195.9466
Y=5162.0341
Z=84.5000

X=5287.7812
Y=5160.0688
Z=84.5000

X=5376.6610
Y=5160.1478
Z=84.5000

X=5366.4569
Y=5028.0576

X=5367.2248
Y=5040.8086

X=5174.7030
Y=5085.3840

X=5160.1785
Y=5091.6847

X=5160.3106
Y=5152.0018

X=5163.7948
Y=5198.1682

X=5157.1317
Y=5207.2606

X=5073.3390
Y=5197.9058

X=4984.2328
Y=5185.0424

X=4942.9964
Y=5288.7730

X=4920.8304
Y=5337.5852

X=4995.5377
Y=5359.9772

X=5078.6154
Y=5376.2000

X=5154.7937
Y=5381.3839

X=5237.4750
Y=5378.3142

X=5372.1121
Y=5163.3138

X=5175.800
Y=5021.402

X=5176.211
Y=5023.568

X=5149.005
Y=5088.627

X=5149.450
Y=5085.957

X=5241.296
Y=5128.197

X=5300.429
Y=5129.012

X=5304.594
Y=5127.757

X=5191.429
Y=5259.947

X=5190.809
Y=5262.912

X=5150.036
Y=5297.090

X=5149.005
Y=5300.571

X=5246.424
Y=5342.691

X=5249.044
Y=5345.664

MH F2

CL 100.500

IL (in)98.774

IL (out) 97.285
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Proposed Plot 5 Drainage Layout 
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Ground Floor
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Ground Floor

Amenity and Core
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Reception

Gravel 

Ground Floor
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S22

S5
S6

S7S8

S11

S10

S9

S1

S2

S3
S4

S12

S13

S15

S16

S14

S17

S18S19

S20

S21

S23

S24

S25

S26

S27

S28

S29

S30

S31

S32

NSFA020 INTERCEPTOR

NSFA030 INTERCEPTOR

NSFA030 INTERCEPTOR

NSFA030 INTERCEPTOR

FFL 158.35

UNIT 5D

FFL 158.35

UNIT 5C

FFL 158.35

UNIT 5B

FFL 157.50

UNIT 5A

Existing 375mm dia StubExisting 150mm dia Stub

F1
F2

F3
F4

F5

ACO ROADDRAIN PD 200 F20.1 WITH GULLY

ACO ROADDRAIN PD 200 F20.1 WITH GULLY
ACO ROADDRAIN PD 200 F20.1 WITH GULLY

ACO ROADDRAIN PD 200 F20.1 WITH GULLY

BARNSLEY

HOYLAND

ASHROYD WAY

PLOT 5 ASHROYD BUSINESS PARK

NETWORK SPACE LTD

DRAINAGE LAYOUT

11717 CM 09.03.18 1:250

11717 - WMS - ZZ - XX - DR - C - 39201 - S8 - P2

PLANNING

CM 03/18

P1 Issued for planning CM AG 03/18

Key:

Proposed land drain / french drain

Proposed surface water sewer inspection chamber / manhole

Proposed foul inspection chamber / manhole

Proposed private surface water drain

Proposed private foul drain

DIVERTED LAND DRAIN IN FRENCH DRAIN

DIVERTED LAND DRAIN IN FRENCH DRAIN

DRAIN

IN FRENCH 

LAND DRAIN 

DIVERTED 

- 100 + 30% c/c = 408.5 l/s

- 30 year = 299.6 l/s

- 1 year = 125.6 l/s

for the adoptable network. The maximum modelled discharge rates are as follows:

as at least a 30% reduction on the allowable discharge rates as stated in the S104 agreement 

Discharge rates for surface water from the site to the adoptable sewer have been calculated 14. 

granular material.

All soft spots encountered in the trench formation to be removed and replaced with graded 13. 

manhole connecting to a rocker pipe. Rocker pipe length to be 600mm.

First flexible joint to pipes adjacent manhole shall be 600mm maximum from nearside face of 12. 

BS EN124 unless noted otherwise.

All manhole covers and frames to be heavy duty ductile iron grade D400 double triangular to 11. 

Pipe bends to be provided in direction of flow.10. 

and finished to all branch connections and laid in accordance with the specification.

High strength concrete benching to be steel trowelled to a dense smooth face neatly shaped 9. 

Pre-formed channels to be used at all manholes.8. 

All pipework entering and exiting manholes to have level soffits.7. 

BS EN 1401.

All on site pipework to be Polypipe Polysewer (150-300mm dia) and Ridgisewer (375mm dia) to 6. 

All connections to road gullies to be 150mm diameter.5. 

Contractors temporary works requirement.

All uncovered and shallow pipework to be protected from construction traffic as part of the 4. 

discrepancies are to be reported to the Engineer prior to the commencement of the works.

The exact position, level, size and use of existing sewers to be confirmed on site and any 3. 

Building Regulations and Sewers for Adoption 6th Edition.

All works to be carried out in accordance with the current British Standards, Codes of Practice, 2. 

Drawing to be read in conjunction with all other relevant Engineers and Architects details.1.

N

CM AG 03/18P2 issue.

Site layout updated Architect's latest 
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Allowable Discharge Rate Calculations 
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